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1. Introduction  

The City of Sterling (the òCityó) seeks to establish a Tax Increment Financing (òTIFó) district to serve as an 

economic development tool and promote the revitalization of land along Lincoln Highway (Illinois State Road 

2), southeast of the Northland Mall. The City engaged SB Friedman Development Advisors (òSB Friedmanó) in 

January 2021 to conduct a Redevelopment Project Area (òRPAó or òTIF Districtó) feasibility study and prepare a 

Redevelopment Plan and Project (the òRedevelopment Planó).  

 

This document serves as the Eligibility Report and Redevelopment Plan (together, the òReportó) for the 

proposed Lincoln Highway Redevelopment Project Area (òLincoln Highway RPAó or the òRPAó). Section 2 of 

the Report, the Eligibility Report, details the eligibility factors found within the proposed RPA in support of its 

designation as a òconservation area,ó within the definitions set forth in the Illinois Tax Increment Allocation 

Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the òActó). Section 3 of this Report, the 

Redevelopment Plan, outlines the comprehensive program to revitalize the proposed RPA, as required by the 

Act. 

 

Proposed Redevelopment Project Area  
 

The proposed Lincoln Highway RPA is located within the City of Sterling in Whiteside County (the òCountyó), 

as shown on Map 1. The proposed Lincoln Highway RPA consists of seven tax parcels (all improved parcels) 

and eight buildings. It comprises approximately 22.4 acres of land, of which approximately 17.6 acres are 

improved and approximately 4.8 acres are right-of-way. The parcels included in the proposed RPA are roughly 

bounded by Lincoln Highway and located southeast of the Northland Mall, as illustrated in Map 2 . Based upon 

SB Friedmanõs research, the proposed RPA currently consists of commercial land uses, as shown in Map 3.  

 

Determination of Eligibility  
 

This Report concludes that the proposed Lincoln Highway RPA is eligible for designation as a òconservation 

area,ó per the Act. For the purposes of analysis, in a previously developed area, parcels that include side yards 

or parking lots related to an adjacent building are considered improved. 

 

IMPROVED PARCELS: CONSERVATION AREA FINDINGS 

 

For the proposed RPA, SB Friedmanõs analysis indicated that 88% of primary structures are aged 35 years or 

older. This satisfies the requirement that 50% or more of the structures have an age of 35 years or more. 

Further, the following five (5) eligibility factors have been found to be present to a meaningful extent and 

reasonably distributed throughout the proposed RPA: 

 

1. Lack of Growth in Equalized Assessed Value (òEAVó); 

2. Deterioration; 

3. Inadequate Utilities; 

4. Presence of Structures below Minimum Code Standards; and 

5. Excessive Vacancies 
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These factors are defined under the Act at 65 ILCS 5/11-74.4-3 (a) and (b) and are more fully described in 

Appendix 2 . 

 

Based on the age of primary structures in the proposed RPA and the presence of five eligibility factors, the 

improved parcels in the proposed RPA qualify under a conservation area finding (age of structures plus at least 

three eligibility factors). 

 

SUMMARY OF ELIGIBILITY FINDINGS 

 

SB Friedman has found that the proposed RPA qualifies as a òconservation area,ó with 88% of the primary 

structures within the proposed RPA at least 35 years of age or older, and five (5) of the thirteen (13) eligibility 

factors were found to be present to a meaningful extent and reasonably distributed within the proposed RPA.  

 

These conditions hinder the potential to redevelop the proposed RPA and capitalize on its unique attributes. 

The proposed RPA will benefit from a strategy that addresses aged buildings, deterioration, excessive vacancies 

and associated infrastructure to facilitate the overall improvement of its physical condition. 

 

Redevelopment Plan Goal, Objectives and Strategy 
  

GOAL. The overall goal of the Redevelopment Plan and Project is to reduce or eliminate conditions that qualify 

the proposed RPA as a òconservation area,ó and to provide the direction and mechanisms necessary to 

redevelop the proposed RPA as a vibrant commercial district. Redevelopment of the proposed RPA is intended 

to revitalize the area, strengthen the economic base and enhance the Cityõs overall quality of life. 

  

OBJECTIVES. The following six (6) objectives support the overall goal of revitalization of the proposed RPA: 

  

1. Facilitate the physical improvement and/or rehabilitation of existing structures and façades within 

the proposed RPA, and encourage the construction of new commercial development, where 

appropriate;  

 

2. Foster the replacement, repair, construction and/or improvement of public infrastructure, where 

needed, to create an environment conducive to private investment; 

 

3. Provide resources for streetscaping, landscaping and signage to improve the image, attractiveness 

and accessibility of the proposed RPA, create a cohesive identity for the proposed RPA and 

surrounding area, and provide, where appropriate, for buffering between different land uses and 

screening of unattractive service facilities such as parking lots and loading areas;  

 

4. Facilitate the assembly and preparation, including demolition and environmental clean-up, where 

necessary, and marketing of available sites in the proposed RPA for redevelopment and new 

development by providing resources as allowed by the Act; and 

 

5. Support the goals and objectives of other overlapping plans, including the City of Sterlingõs 

Comprehensive Strategic Plan Update published in 2006 (the ò2006 Comprehensive Planó) and 

subsequent plans; and 
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6. Coordinate available federal, state and local resources to further the goals of this Redevelopment 

Plan and Project. 

 

 

STRATEGY. Redevelopment of the proposed RPA is to be achieved through an integrated and comprehensive 

strategy that leverages public resources to stimulate additional private investment. The underlying strategy is 

to use TIF, as well as other funding sources, to reinforce and encourage further private investment.  

 

Financial Plan 
 

ELIGIBLE COSTS. The Act outlines several categories of expenditures that can be funded using incremental 

property taxes. These expenditures, referred to as eligible redevelopment project costs, include all reasonable 

or necessary costs incurred or estimated to be incurred, and any such costs incidental to this Redevelopment 

Plan pursuant to the Act. 

 

ESTIMATED REDEVELOPMENT PROJECT COSTS. The estimated eligible redevelopment project costs of this 

Redevelopment Plan are $17.5 million. The total of eligible redevelopment project costs provides an upper limit 

on expenditures that are to be funded using tax increment revenues, exclusive of capitalized interest, issuance 

costs, interest and other financing costs. 

 

EQUALIZED ASSESSED VALUE OF PROPERTIES IN THE PROPOSED RPA. The 2019 EAV (the most recent year 

in which assessed values and the equalization factor were available) of all taxable parcels in the proposed RPA 

is $594,042. By tax year 2044 (collection year 2045, the total taxable EAV for the proposed RPA is anticipated 

to be approximately $9 million.  

 

Required Tests and Findings 
  

The required conditions for the adoption of this Redevelopment Plan and Project are found to be present 

within the proposed Lincoln Highway RPA: 

 

1. The proposed RPA is 22.4 acres in size and thus satisfies the requirement that it be at least 1.5 

acres; 

 

2. Limited private investment has occurred in the proposed Lincoln Highway RPA over the last six 

years; 

 

3. Without the support of public resources, the redevelopment objectives for the proposed RPA 

would most likely not be realized. Accordingly, òbut foró the designation of a TIF district, these 

projects would be unlikely to occur on their own; 

 

4. The proposed Lincoln Highway RPA includes only those contiguous parcels of real property that 

are expected to benefit substantially from the proposed Redevelopment Plan and Project; 

 

5. The Redevelopment Plan conforms to and proposes land uses that are consistent with the 2006 

Comprehensive Plan; 
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6. The City certifies that no displacement will occur as a result of activities pursuant to this 

Redevelopment Plan. Therefore, a Housing Impact Study is not required under the Act; and 

 

7. The Redevelopment Plan is estimated be completed, and all obligations issued to finance 

redevelopment costs shall be retired no later than December 31, 2045, if the ordinances 

establishing the proposed RPA are adopted during 2021. 
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Map 1: Context  

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  
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Map 2: Proposed RPA Boundary  

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  



City of Sterling / Lincoln Highway  RPA ð Eligibility Report and Redevelopment Plan and Project  

 
SB Friedman Development Advisors  7 

Map 3: Existing Land Use 

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  
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2. Eligibility Report 

This report concludes that the proposed Lincoln Highway RPA is eligible for designation as a òconservation 

area,ó per the Act. 

 

Provisions of the Illinois Tax Increment Allocation Redevelopment Act  
  

Under the Act, two (2) primary avenues exist to establish eligibility for an area to permit the use of TIF for 

redevelopment: declaring an area as a òblighted areaó and/or a òconservation area.ó òBlighted areasó are those 

improved or vacant areas with blighting influences that are impacting the public safety, health, morals or 

welfare of the community, and are substantially impairing the growth of the tax base in the area. òConservation 

areasó are those improved areas that are deteriorating and declining and may soon become blighted if the 

deterioration is not abated. A description of the statutory provisions of the Act is provided below.  

 

Factors for Improved Areas  
 

According to the Act, òblighted areasó for improved land must demonstrate at least five (5) of the following 

eligibility factors, which threaten the health, safety, morals or welfare of the proposed district. òConservation 

areasó must have a minimum of 50% of the total structures within the area aged 35 years or older, plus a 

combination of three (3) or more additional eligibility factors that are detrimental to the public safety, health, 

morals or welfare, and that could result in such an area becoming a òblighted area.ó The following are eligibility 

factors for improved areas: 

 

¶ Dilapidation 

¶ Obsolescence 

¶ Deterioration 

¶ Presence of Structures below Minimum 

Code Standards  

¶ Illegal Use of Individual Structures 

¶ Excessive Vacancies 

¶ Lack of Ventilation, Light or Sanitary 

Facilities 

¶ Inadequate Utilities 

¶ Excessive Land Coverage and 

Overcrowding of Structures and 

Community Facilities 

¶ Deleterious Land Use or Layout 

¶ Environmental Clean-Up 

¶ Lack of Community Planning  

¶ Lack of Growth in EAV 

 

A definition of each factor is provided in Appendix 2 .   

 

Methodology Overview  
  

SB Friedman conducted the following analyses to determine whether the proposed Lincoln Highway RPA is 

eligible for designation as a òconservation area,ó per the Act:  

 

¶ Parcel-by-parcel field observations and photography documenting external property conditions; 

¶ Analysis of historical EAV trends for the last six years (five year-to-year periods) for which data are 

available and final (2014-2019) from the Whiteside County Assessor; 

¶ Review of building age data from the Whiteside County Assessor; 
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¶ Review of parcel-level GIS shapefile data provided by the County; 

¶ Review of municipal codes, county codes and building permit records (2016-2021)  

¶ Review of a memorandum provided by the Cityõs Building and Zoning department regarding 

conditions of stormwater sewer infrastructure; and 

¶ Review of the City of Sterling Comprehensive Strategic Plan (2006) provided by the City.  

  

SB Friedman examined all parcels for qualification factors consistent with requirements of the Act.  

SB Friedman analyzed the presence or absence of each eligibility factor on a building-by-building, parcel-by-

parcel basis and/or aggregate basis as applicable. The building and parcel information was then plotted on a 

map of the proposed RPA to determine which factors were present to a meaningful extent and reasonably 

distributed throughout the proposed RPA. 

 

Conservation Area Findings:  Improved Parcels 
 

Based upon the conditions found within the proposed RPA at the completion of SB Friedmanõs research, it has 

been determined that the land within the proposed RPA meets the eligibility requirements of the Act as a 

òconservation areaó. Of the eight primary structures in the proposed RPA, seven of the primary structures (88%) 

are 35 years of age or older, as they were constructed before 1986. Map 4 shows the location of primary 

structures that are 35 years or older. SB Friedmanõs research indicates that the following five (5) factors are 

present to a meaningful extent and reasonably distributed throughout the proposed RPA: 

 

1. Lack of Growth in EAV 

2. Deterioration 

3. Inadequate Utilities 

4. Presence of Structures below Minimum Code Standards 

5. Excessive Vacancies 

 

Each eligibility factor that is present to a meaningful extent and reasonably distributed throughout the 

proposed RPA is summarized below. Maps 5A through 5D illustrate the distribution of those eligibility factors 

found to be reasonably distributed on a building-by-building and/or parcel-by-parcel basis within the 

proposed RPA by highlighting each building or parcel where the respective factors were found to be present 

to a meaningful degree.   

 

1. LACK OF GROWTH IN EAV  

 

The Act defines lack of growth in EAV as having the total EAV of the improved portion of the proposed RPA 

under evaluation either decline for at least three (3) of the last five (5) year-to-year periods; or increase at an 

annual rate that was less than the balance of the City for at least three (3) of the past five (5) year-to-year 

periods; or increase at an annual rate that was less than the Consumer Price Index for at least three (3) of the 

past (5) year-to-year periods. A full definition is provided in Appendix 2 . 

 

SB Friedman tabulated the EAV history of all proposed improved RPA tax parcels for the previous five year-to-

year periods using EAV data provided by the Whiteside County Assessor. The most recent year for which final 

information was available was 2019. SB Friedmanõs analysis identified a lack of EAV growth within the proposed 

RPA in accordance with the following criteria, as defined in the Act: 
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1. The total EAV of the proposed improved RPA parcels has declined for five (5) of the last five (5) 

year-to-year periods;  

2. The EAV growth rate of the proposed improved RPA parcels has been less than the growth rate of 

the balance of the City for five (5) of the last five (5) year-to-year periods; and 

3. The EAV growth rate for the proposed improved RPA parcels has been less than the growth rate 

of the Consumer Price Index for five (5) of the last five (5) year-to-year periods. 

 

This eligibility factor is present to a meaningful extent and assessed area-wide throughout the proposed 

Lincoln Highway RPA. A summary of SB Friedmanõs findings is presented in Table 1. 

  

Table 1: Percentage Change in Annual EAV, 2014-2019 

  2014 2015 2016 2017 2018 2019 

Proposed RPA Parcels EAV $900,868  $872,301  $862,364  $853,118  $739,010  $594,042  

Percent Change ---  -3.2%  -1.1% -1.1%  -13.4%  -19.6%  

Proposed RPA Parcels - 

Decline in EAV 

---  
YES YES YES YES YES 

City EAV Less Proposed RPA 

Parcels 
$167.6 M $166.0 M  $164.5 M $168.6 M  $175.0 M  $176.0 M 

Change in City EAV Less 

Proposed RPA Parcels 
---  -1.0% -0.9% 2.5% 3.8% 0.6% 

Proposed RPA Parcels - 

Growth Less Than City 

---  
YES YES YES YES YES 

Change in CPI [1] ---  -0.5% 0.8% 1.7% 1.9% 1.5% 

Proposed RPA Parcels - 

Growth Less Than CPI 

---  
YES YES YES YES YES 

[1] Consumer Price Index for all urban consumers and all items, in the US-Midwest area, not seasonally adjusted. 

Source: SB Friedman; U.S. Bureau of Labor Statistics CPI data for US-Midwest area; Whiteside County Assessor 

 

2. DETERIORATION 

  

The Act defines deterioration as defects including, but not limited to, major defects in the secondary building 

components such as doors, windows, porches, gutters and downspouts, and fascia. With respect to surface 

improvements, that the condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface 

storage areas evidence deterioration including but not limited to, surface cracking, crumbling, potholes, 

depressions, loose paving material and weeds protruding through paved surfaces. 

 

Physical deterioration was observed on all seven parcels (100% of parcels). The most common form of 

deterioration was on surface improvements, including streets and parking lots. Catalogued surface 

improvement deterioration included cracks in infrastructure and òalligatoringó of pavement. Building 

deterioration included cracked foundations, internal building collapse, and damage to building soffits and 

doors.  Deterioration of buildings and surface improvements can make it appear as though the proposed RPA 

lacks investment and can make it more difficult to attract new businesses or consumers. This factor was found 

to be meaningfully present and reasonably distributed throughout the proposed RPA. 

 

3. INADEQUATE UTILITIES 

 

The Act defines inadequate utilities as underground and overhead utilities, such as storm sewers and storm 
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drainage, sanitary sewers, water lines, and gas, telephone, and electrical services, which are:  

 

1. Of insufficient capacity to serve the uses in the RPA;  

2. Deteriorated, antiquated, obsolete or in disrepair; or 

3. Lacking within the redevelopment project area. 

 

Based on the memorandum provided by the Cityõs Building and Zoning Department, none of the 7 parcels 

within the proposed RPA have dedicated or engineered storm water detention facilities. Per the Cityõs building 

codes and zoning requirements, any development within the proposed RPA requires onsite or off-site storm 

water detention facilities. Based on these conditions, the inadequate utilities factor was found to be present to 

a meaningful extent and reasonably distributed throughout the proposed RPA. 

 

4. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS 

 

Per the Act, structures below minimum code standards are those that do not meet applicable standards of 

zoning, subdivision, building, fire and other governmental codes. The principal purpose of such codes is to 

protect the health and safety of the public, including building occupants, pedestrians and occupants of 

neighboring structures. 

 

According to a review of building age data, all the structures in the proposed RPA were constructed prior to 

the adoption of the Cityõs current Building Code in 2018. Although the development of these properties 

predates current codes and standards of the City, the buildings may not be in direct violation of all ordinances, 

as they may have been ògrandfathered inó or received a sufficient level of upgrades and improvements since 

being constructed.  

 

A memorandum provided by the City staff indicated that all the primary structures in the proposed RPA (100%) 

do not meet at least one current code. The presence of structures below minimum code standards, and the 

cost to upgrade ògrandfatheredó structures to meet modern codes may also reduce the overall competitiveness 

and economic viability of the area. Based on information provided by the City, this factor is present to a 

meaningful extent and is reasonably distributed throughout the proposed RPA. 

 

5. EXCESSIVE VACANCIES  

 

The Act defines excessive vacancies as the presence of buildings that are unoccupied or under-utilized and 

that represent an adverse influence on the area because of the frequency, extent or duration of the vacancies.  

  

The proposed Lincoln Highway RPA currently has a vacancy rate of 78%. The high vacancy rate within the 

proposed RPA is driven by the vacant 84,000-square-foot retail building at 2901 East Lincolnway, which housed 

Kmart until January 2014. Since Kmartõs departure, the proposed RPA has struggled to attract an anchor tenant 

to the vacant retail pad, which has led to deferred maintenance in the proposed RPA and limits the 

marketability of the proposed RPA. Other notable vacant retail pads within the proposed RPA include the 

former Beef-A-Roo site at 2913 East Lincolnway, which has been vacant for nearly a decade. 

 

Thus, we find that building vacancy within the proposed RPA represents an adverse influence on the area due 

to its extent and we conclude that this eligibility factor is present to a meaningful extent for the proposed RPA. 
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Summary of Findings  
 

SB Friedman has found that the proposed RPA qualifies to be designated as a òconservation area,ó with 88% 

of the structures within the proposed RPA at least 35 years of age or older, and five (5) of the thirteen (13) 

eligibility factors present to a meaningful extent and reasonably distributed within the proposed RPA.  
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Map 4: Improved Land Factor: Age of Structures   

 

[1] SB Friedman analyzed building ages for primary structures. Ancillary structures such as storage sheds and garages were excluded from the analysis 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  
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Map 5A: Improved Land Factor: Deterioration   

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  
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Map 5B: Improved Land Factor: Inadequate Utilities  

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  
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Map 5C: Improved Land Factor: Presence of Structures Below Minimum Building Code  

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County  
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Map 5D: Improved Land Factor: Excessive Vacancies 

 

Source: City of Sterling, Esri, SB Friedman, Whiteside County 


